Introduction
An analysis of the change from private renting of residential accommodation as the dominant form of tenure in nineteenth-century Dublin to a position, in 1991, where fewer than 8 per cent of households rented privately indicates that economic, social and policy issues influenced the decline. Increased incomes, coupled with access to long-term finance, facilitated by the growth of the building society movement, secured access to private home ownership to an expanding middle-income class. This process expanded eventually to most classes of society as ownership became both the market norm and the objective of government policy (Commission on the Private Rented Residential Sector, 2000).
The two world wars saw emergency legislation introduced to control rents in the residential sector and give security of tenure. Such restrictions diminished the economic returns available from the sector and provide a partial explanation of the sector's decline. Under various social housing initiatives, particularly from the 1930s to the 1970s, the development of state-subsidised social housing created an important alternative to private renting to comprise a significant portion of Dublin's housing stock. Due to shortages of housing and lobbying by industry, political intervention supporting the housing development process became a political priority from the 1960s. As O'Connell describes in Chapter 2, financial support for home ownership, mainly through tax allowances and grants to purchasers, provided a strong impetus to householders to move as quickly as possible into owner occupation. Privately-rented accommodation became a residual segment of the market, serving groups for whom the commonly preferred longer-term options of owner occupation or social housing were either unattainable or not relevant.
Policy Interventions in the Privately-Rented Sector
The 1970s had been a context in which residential lettings had failed to provide a sufficient economic return to attract investment interest. Indeed, landlords typically sought to escape from the sector, either by selling properties to sitting tenants or, when they became vacant, to owner occupiers. Those with controlled tenancies, where rents commonly failed even to cover maintenance costs, let alone provide a reasonable return on the investment embodied in the property, were in a particularly invidious position. Desperate to extricate themselves from a situation in which they were effectively providing a substantial and continuous subsidy to their tenants, many landlords even allowed properties to deteriorate to the extent that demolition became necessary. This at least permitted some investment value to be recouped in the form of the price of the redevelopment site (Baker and O'Brien, 1979) .
The Report of the Commission on the Privately-Rented Sector (2000) analysed the decline of the sector over the period from 1946 to 1991. It found that nationally the proportion of households renting privately shrank from 26.1 per cent in 1946 to 8 per cent in 1991. In terms of absolute numbers, this represented a decline from 173,000 in 1946 to 81,400 in 1991. The greatest decline occurred in the period 1946-1961, when economic stagnation and unemployment caused significant emigration from Ireland, resulting in a reduced demand for the development of privately-rented accommodation. Instead, growth occurred in socially-provided rental housing and the subsidised owner-occupied sector.
As the privately-rented sector declined, the demand for such accommodation was met in the 1950s and 1960s either by means of temporary lettings of surplus residential space by private householders (digs or lodgings) or by the conversion of larger old dwellings to multiple occupancy. In Dublin, this occasioned the widespread conversion of inner-suburban housing in areas such as Ranelagh and Rathmines into 'flatlands'. The introduction of planning legislation in 1963 allowed the continuation of existing functions and levels of occupation which predated the legislation, giving rise to the concept of so called 'Pre'63' multiple occupation units as a long-term feature in the Dublin property market. Widespread concern regarding the condition of many of these dwellings and the levels of tax compliance by owners led governments in the 1980s and 1990s to consider alternative ways of providing more suitable privately-rented accommodation. Demand for private lettings intensified as a result of economic growth and an expansion of employment in the Dublin region by 150,000 in the 1990s (Williams and Shiels, 2002) . Addressing the needs of an increasingly mobile and economically prosperous population proved a major stimulus to the development of the apartment market during the decade.
Information on the quality and standards of privately-rented accommodation is limited. Regulatory authorities' returns on enforcement of standard
